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Mr«  Paul  Oppormann,  Director  of  Planning 
Department  of  City  Planning 
100  Larkin  Street 
San  Francisco,  California 

Dear  Mr«  Oppermann:  _ 

I take  pleasure  in  transmitting  herewith  a proposed  zoning 
plan  for  San  Francisco,  together  with  a final  report  thereono 

This  zoning  plan  has  been  developed  with  the  active  partici- 
pation of  the  staff  of  the  Department  and  the  advice  and  assistance 
of  Mr.  Ladialas  Segoe,  City  Planning  Consultant  Although  this 
zoning  plan  could  not  have  been  developed  in  its  present  form 
without  the  assistance  of  Mr.  Segoe,  I assume  full  responsibility 
for  the  plan,  as  presented,  3inca  !ir«  Segoe *3  services  have  not 
been  available  since  the  second  draft  was  completed  in  July* 

The  final  report  attached  hereto  explains  the  major 
assumptions  made  and  principles,  and  concepts  followed  in  develop- 
ing the  zoning  plan  and  the  revision  of  the  land  use  plan. 

I have  enjoyed  working  with  the  Department  of  City  Planning 
and  wish  to  thank  the  Commission,  Director,  and  staff  for  their 
excellent  cooperation  throughout  the  preparation  of  the  zoning 
plan. 

My  appreciation  is  also  extended  to  the  other  city  depart- 
ments for  their  valuable  suggestions  for  the  revision  of  the 
preliminary  and  second  drafts  of  the  zoning  regulations® 

Special  thanks  are  due  to  the  members  of  local  organiza- 
tions and  in  particular  to  those  of  the  Civic  Development  and 
Buildings  and  Sites  Committees  of  the  San  Francisco  Chamber  of 
Commerce  for  the  many  hours  they  have  spent  in  reviewing  and 
discussing  the  preliminary  drafts  of  the  regulations o 

Respectfully  yours, 

William  Sc  Spangle,  Jro 
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I.  THE  LAND  USE  PLAIT 


urJAT  IS  TJH  Li  IIP  USE  PLAN? 

The  land  uso  plan  is  a design  for  the  way  the  city  is  to  bo  encour- 
aged to  grow  and  develop  in  or  dor  to  provido  optimum  living  and  working 
conditions  for  its  inhabitants  within  the  space  needed  for  its  present 
and  emerging  functions*  It  represents  San  Francisco’s  vision  of  the  city 
of  tomorrow,  based  on  practical  knowledge  of  what  exists  today  and  what 
can  bo  reasonably  attained  in  the  -forosooablo  future • 

UNIQUE  LOCAL  SITUATION 

San  Francisco  is  faced  simultaneously  with  exceptional  problons  and 
v/:l th  groat  opportunities  for  development  rarely  found  in  other  cities. 
Hater  bounds  the  city  area  on  throe  sides  and  mountains  limit  development 
on  the  fourth;  the  existing  44  square  miles  of  land  area  marie  the  limit 
for  future  physical  expansion;  rugged  topography  rising  from  sea  level  to 

{many  peaks  up  to  900  feet  in  elevation  offers  opportunities  for  original 
types  of  development.  For  these  reasons  those  who  have  boon  concerned 
with  planning  for  the  future  of  the  city  since  its  destruction  by  fire  in 
1906  have  pointed  out  the  importance  of  efficient  use  of.  land  in  the  in- 
terests of  sound  development,  prosperity  and  well-being  for  its  citizens. 

On  the  one  hand  wo  have  outstanding  examples  of  good  uso  of  land 
• such  as  tho  host  of  Win  Peaks  area  and  elsewhere  where  advance  planning 
has  resulted  in  orderly  development  and  stable  proporty  value.  On  tho 
other  hand  conditions  that. now  prevail  in  the  Western  Addition  and  the 
blighted  areas  south  of  ilarket  Street  make  it  clearly  evident  that  hap- 
[ hazard  development  does  not  produce  the  kind  of  environment  worthy  of 
Gan  Francisco *s magnificent  site. 

1921  7,031130  ORDINANCE 

As  early  as  1921  tho  people  of  San  Francisco  wore  concerned  with 
tho  nood  for  providing  a guide  for  the  future  uso  of  land  in  tho  City. 
Thi3  concern,  and  the  novo  immediate  need  for  protection  of  densely- 
built  residential  and  commercial  areas  against  noxious  and  offensive 
uses,  led  to  tho  adoption  of  one  of  the  first  zoning  ordinances  in  the 
United  States.  Although  tills  ordinance  has  been  of  groat  benefit  to 
many  sections  of  the  city,  it  has  not  served  as  a real  guide  for  tho 
development  of  tho  city  since  it  was  not  based  on  a realistic  concept  of 
what  the  extent  and  relation  of  the  various  used  of  land  should  and 
could  bo.  The  idea  of  rational  functional  organization  of  land  use^in 
cities  has,  in  large  measure,  developed  sinco  the  time  of  tho  adoption 
of  this  early  zoning  ordinance.  Host  of  tho  scientific  knowledge  of 
land  uso  and  city  planning  has  eiTolved  sinco  t Iiat  tirao. 

3UD3ETi:TG  THE  LAND 

The  first  comprehensive  report  on  uso  of  land  in  Gan  Francisco 
was  made  for  tho  City  Planning  Commission  by  Hr.  Fry ant  Hall  in  1944, 
This  roport  "Budgeting  the  Land'1  contained  an  analysis  of  existing  land 
uso  in  San  Francisco  and  explored  possibilities  for  uso  of  tho  land  in 
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tho  city.  Factual  Information  for  this  report  was  derived  largely  from 
the  city-wide  survey  of  oxi sting  land  U3es  made  by  the  Works  Progress 
A l.iini  strati  on  under  tho  sponsorship  of  tho  City  Planning  Commission  in 
1937.  An  important  conclusion  of  the  report  v;as  stated  as  follows: 

"The  noxt  stop,  with  tho  Information  now  available  and  being 
assembled,  will  be  the  preparation  of  a land  uso  plan*  fills  will 
sorvo  as  a guido  to  tho  readjustment  of  tho  zoning  plan,  to  the 
modernization  of  the  zoning  ordinance  itself,.  * . .and  to  tho 
selection  of  areas  for  re development*  With  other  parts  of  the 
master  plan  It  can  lead  toward  tho  Croat ion  of  a city  of  which  all 
citizens  may  be  proud?-  „ * .It.  will  bo  a bettor  city  if  we  can 
make  wise  use  of  our  exceptional  but  limited  land  resources.” 

1945  ADOPTED  I,A"n  T-SE  PLAIT 

A land  use  plan  was  prepared  and  adopted  as  a part  of  the  master 
plan  in  1945.  This  plan  was  limited  to  proposals  for  the  general  extent 
and  distribution  of  land  uses,  public  and  private,  by  study  areas  basod 
on  consuo  tracts,  and  did  not  attempt  to  define  tho  location  and  inter-- 
relation of  tho  various  types  of  private  land  uses  and  public  facilities 
to  bo  provided  within  these  areas.  The  first  official  declaration  of 
policy  regarding  standards  for  residential  density  and  open  space  is  set 
forth  in  this  plan* 

Tho  section  of  the  adopted  land  use  plan  dealing  with  public  land 
uses  is  restricted,  in  the  main,  to  showing  locations  of  existing  facil- 
ities and  tho  new  facilities  that  had  been  proposed  by  tho  various  oper- 
ating departments  and  agencies*  Ho  differentiation  is  made  between  ex- 
isting facilities  that  are  properly  located  and  will  continue  to  servo 
a valuable  function  and  those  that  are  not*  The  statements,  in  tho  plan, 
of  propo3od  standards  for  size,  location,  and  sor\rice  areas  for  tho  var- 
ious public  facilities  are  incomplete  in  many  respects* 

The  greatest  deficiency  of  tho  adopted  land  use  plan  is  that  it  ox- 
pros3os  no  real  concept  of  how  the  several  functional  portions  of  the 
city  and  tho  various  land  uses  within  each  of  these  portions  should  best 
bo  organised  in  order  to  nako  tho  city  an  officiontly  functioning  organ- 
ism and  a pleasant  place  in  which  tc  live.  Those  who  prepared  the  plan 
wero  fully  aware  that  the  plan  was  not  comploto  and  would  roquiro  exten- 
sion and  revision  based  on  further  study,  now  information,  and  now  and 
more  complete  standards  for  public  and  private  facilities. 

II*  Revision  0?  TIIF  LAUD  USE  PLAIT 


In  1947  it  was  recognised  that  the  revision  and  refinement  of  the 
land  uso  plan  must  proceod  with  tho  utmost  dispatch.  Tho  program  of 
tho  City  Planning  Commission  called  for  a now  zoning  plan  to  replace 
the  archaic  zoning  ordinance  of  1921  and  an  integrated  transportation 
plan  to  provide  solutions  for  tho  city1 3 many  transit  and  traffic  prob- 
lems. It  was  evident  that  neither  intelligent  planning  for  transport* 
tion  nor  tho  development  of  a sound  zoning  plan  could  procood  without 
woll  conceived  land  uso  plan  that  established  a guide  for  tho  functioi 
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organisation  of  land  uses  in  tho  city.  Tho  revision  of  the  land  uso 
plan  now  in  process  will  givo  tho  city  a plan  that  will  provide  this 
guido, 

Basic  factors,  Tho  fundamental  principle  being  followed  in  developing 
"the  revised  land  use  plan  is  that  all  the  land  should  bo  utilised  to 
its  highest  potential*  Tills  .doos  not  mean  that  each  individual  piece 
of  property  should  be  crowded  with  development,  but  rather  that  land 
should  be  used  for  those  purposes  that  will  make  tho  greatest  contri- 
bution to  tho  wolfaro  of  tho  city  and  at  tho  sane  timo,  if  in  private 
ownership,  will  yield  a fair  return  on  an  investment. 

• « -w 

Basic  factors  that  must  be  considered  in  allocating  land  usor  in 
Ban  Francisco  are: 

1*  Relation  of  San  Francisco  to  tho  region  and  tho  special 
functions  tho  city  performs  because  of  this  relation, 

2,  The  physical  character  of  tho  land. 

3.  Existing  development  - typo  and  quality. 

4,  Existing:  and  proposed  transportation  facilities* 

5.  Climate. 

In  revising  the  land  uso  plan  it  has  boon  assumed  that  the  major 
functions  of  San  Francisco  aro: 

1.  To  provide  appropriate  space  for  industry  and  commerce. 

2.  To  provide  places  for  dwellings. 

3.  To  provide  sorvicoo  necessary  in  order  for  people  to 
live  and  work  satisfactorily  in  tho  city. 

4.  To  provide  services  to  the  metropolitan  aroa  that  can 
best  be  provided  by  tho  central  city. 

5.  To  provide  port  facilities  for  a large  portion  of  the 
v/est  coast. 

GENERALISED  LAMP  USE  PLAIT 

Tho  land  use  plan  now  being  developed  is  based  on  tho  concept  that 
areas  for  tho  major  production-service  activities  should  bo  separated 
from  the  areas  where  people  have  their  homos.  These  two  major  functional 
divisions  of  the  city,  although  dependent  on  oach  other,  contain  activi- 
ties that  are  by  their  nature  incompatible  if  mixed  indiscriminately.  It 
is  fortunate  that  San  Francisco,  because  of  tho  form  of  its  topography, 
has  tended  to  develop  in  such  a manner  that  those  two  parts  of  tho  city 
aro  clearly  defined  and  in  many  cases  separated  by  steep  hillsides,  171th 
these  two  major  functional  areas  defined  it  is  then  necessary  to  develop 
the  best  possible  organisation  of  land  uses  within  them. 

In  tho  pro duct ion- service  aroa  major  land  uso 3 that  must  bo  accono^ 
dated  are  tho  port  and  related  uses,  industry,  both  light  and  hoavy, 
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warehouses,  transportation  terminals,  the  metropolitan  shopping  center, 
the  financial  district,  and  certain  amusement , cultural  and  rocreational 
activities . Proper  location  and  organization  of  those  uses  within  the 
productions  or  vice  area  is  necessary  and  is  being  considered  in  detail 
in  the  development  of  the  land  use  plan. 

In  the  residential  soction  of  the  city  the  concept  in  developing 
tho  land  uso  plan  is  that  this  portion  of  the  city  will  best  fulfill  its 
function  if  developed  as  a number  of  individual  community  areas  within 
f the  city,  with  each  community  being  further  divided  into  neighborhoods 0 
This  hind  of  organization  has  tended  to  develop  in  Gan  Francisco  because 
of  topography  and  largo  public  areas  like  Golden  Gate  Park.  It  is  tho 
purpose  of  the  plan  to  reinforce  this  tendency®  A tentative  community 
and  neighborhood  plan  was  developed  and  presented  to  the  Planning  Comnis- 
sion  in  February  1043.  This  plan  has  sorvod  as  a guide  for  the  develop- 
ment of  tho  generalised  land  use  plan  for  the  entire  city  and  provided  a 
general  frame  for  the  transportation  studios.  I.Ioro  detailed  land  uso 
plans  for  each  community  area  and  oach  segment  in  the  production-service 
area  are  now  in  process® 

The  generalised  land  use  plan  as  now  developed  shows  tho  division 
between  the  production-service  area  and  tho  residential  area  and  indi- 
cates the  general  organization  within  these  parts  of  the  city®  Tho  pro- 
duct ioniser vice  area  is  divided  into  areas  for  heavy  industry,  light 
industry,  and  commerce,  with  a buffer  area  for  wholesale  business  and 
very  light  industry  situated  between  the  commercial  section  and  the  indus- 
trial section. 

Twelve  community  areas,  each  of  which  is  further  dividod  into  neigh- 
borhood units,  are  shown  in  tho  residential  portion  of  the  city.  A gen- 
eral pattern  of  residential  densities  is  indicated.  Uithin  each  commun- 
ity area  the  plan  provides  locations  for  the  major  facilities,  both  public 
and  private,  that  are  necessary  for  the  convenience  and  well-being  of  the 
residents  of  the  community,  including  a community  shopping  center,  high 
schools  and  the  larger  recreation  areas. 

The  more  detailed  land  uso  plans  now  being  dovelopod  for  each  com- 
munity aroa  Indicate  all  tho  proposed  public  and  private  uses  of  land  that 
are  necessary  for  community  and  neighborhood  use.  Those  plans  provide  for 
at  least  one  major  shopping  conter  in  each  community  with  other  major  com- 
mercial areas  to  provide  space  for  the  many  tf  service”  typo  businesses  such 
as  repair  shops  of  various  ld.nd3,  small  laundries,  and  dry  cleaning  estab*~ 
li aliments- thatn are  needed  to  serve  the  residents  of  tho  community.  In 
addition,  several  small  no  i glib  or  hood  shopping  centers  are  proposed  in  each 
community  to  provide  space  for  stores  such  as  grocery  stores,  meat  markets, 
drug  stores,  and  personal  service  shops,  that  serve  the  daily  needs  of  the 
people  of  the  immediate  vicinity. 

Community  Centers.  The  ideal  community  would  have  ono  large  community 
'si lopping  center  with  a community  center  for  the  public  facilities  that 
serve  tho  entire  community  located  in  close  proximity.  This  will  not  bo 
easy  to  achieve  in  San  Francisco  because  in  many  cases  these  public  facil- 
ities are  scattered  throughout  the  community  areas.  The  Sunset  Community 
Center  is  an  example  of  how  this  type  of  conter  can  be  developed  in  new 
areas.  Tills  kind*  of  center  will  also  be  possible  in  our  largo  redevelop- 
ment areas. 
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lie ighborliood  tjnlt3«  The  neighborhood  unit  is  proposod  as  the  primary 
planning  uni’&  i'or'  tho  city.  Those  indicated  on  the  community  area 
land  use  plans  are  largo  enough  to  accomodate  a population  of  botween 
2,500  and  14,000  persons,  doponding  on  tho  ago  and  family  size  composi- 
tion and  population  donsity  in  each  neighborhood*  Each  neighborhood  is 
bounded  by  major  or  socondary  thoroughfares  and,  insofar  as  possible, 
is  designed  so  as  to  have  no  through  traffic  traversing  tho  neighborhood* 

171  thin  each  neighborhood  it  is  proposed  that  thoro  bo  located  the 
public  facilities  and  private  services  that  are  necessary  to  meet  tho 
faily  needs  of  tho  inhabitants.  These  include  an  elementary  school,  a 
playground,  churches,  and  neighborhood  shopping  centers  to  bring  stores 
within  easy  reach  of  all  inhabitants*  In  many  parts  of  San  Francisco, 
because  of  steep  hills  and  other -natural  barriers,  these  shopping  centers 
must  bo  placed  much  closer  together  than  is  generally  considered  necessary 
or  desirable . 

Other  facilities  needed  within  tho  neighborhood  aro  doctors1  and 
dentists*  offices,  health  clinics,  branch  libraries,  post  offices,  fire 
and  polico  stations,  and  branch  telephone  exchanges,  and  other  similar 
utility  installations.  Tho  normal  service  areas  for  many  of  thoso  facil- 
ities are  larger  than  the  neighborhood  so  that  they  will  not  be  located 
in  oach  neighborhood. 

The  land  use  plan  thus  proposes  an  organization  of  tho  city  with  two 
major  functional  portions  — the  residential  area  and  the  production- 
service  area  — with  a rational  relationship  between  those  areas  that  will 
provide  a combination  of  economic  opportunity  and  pleasant  living* 


III*  PURPOSE  OP-  EOiJIITG  PLAIT 


"oning  is  a logal  tool  for  guiding  the  development  of  the  city 
towards  the  accompli shment  of  some  of  the  major  objectives  of  the  land 
u.3e  plan.  Regulations,  based  on  tho  polico  power,  dofino  districts 
within  which  various  us  os  may  be  located  and  specify  conditions  that  aro 
nocos3ary  in  regard  to  certain  uses,  to  assure  tho  2d.nd  of  development 
that  will  be  an  asset  to  tho  city*  "oning  has  been  frequently  thought 
of  simply  as  regulations  that  restricted  the  use  of  property.  In  devel- 
oping tho  zoning  plan  for  San  Prancisco  a positive  approach  ha3  been  fol- 
lowed, keeping  in  mind  at  all  times  the  objectives  of  the  master  plan  in 
regard  to  the  organization  of  land  uses  in  the  dity  and  tho  expressed 
and  evolving  standards  that  will  determine  tho  quality  of  tho  San  Pran- 
cisco of  tomorrow* 


IV.  PROPOSED  EOIfiriG  PLAIT 


17FI5T  FOURTEEI;  CLASSES  OP  DISTRICTS? 

Tho  four t eon  classes  of  zoning  districts  wore  developed  after  care- 
ful consideration  of  tho  existing  pattern  of  land  uso  in  San  Prancisco 
and  the  functional  organisation  of  the  city  envisaged  by  tho  evolving 
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land  nso  plan,,  The  classes  of  zoning  districts  proposed  are  designed  to 
reflect  tho  desirable  functional  organization  the  city,  and  thereby 
provide  space  for  all  the  diverse  uses,  that  are  necessary  in  a groat  ur- 
ban center  in  a nannor  that  v/ill  result  in  the  greatest  advantage  for  the 
city  and  its  inhabitants.  Tho  use3  assigned  to  each  class  of  district 
were  determined  after  examination  of  the  locations  of  the  various  uses  in 
the  city,  the  tray  these  uses  tond  to  bo  associated,  and  the  apparent  ef- 
fects of  certain  uses  on  the  areas  in  which  they  v/ero  located.  In  draft- 
ing tho  regulations  for  each  class  of  district,  tho  objective  was  to 
group  those  uses  that  were  compatible  and  exclude  those  that  were  not. 
where  uses  are  necessary  and  desirable  in  a district,  but  of  a nature 
that  makes  then  potentially  detrimental,  conditions  are  specified  that 
will  mitigate  the  detrimental  effect  of  these  uses  on  adjoining  proper- 
ties. 


PROPOSED  DISTRICTS  III  THE  I^OPUCTIOII^agRVICg  AREA, 

Five  classes  of  districts,  C-4,  C-5,  C-J.T,  K-l  and  H-2,  are  proposed 
for  application  to  tho  production-service  aroa  described  under  the  land 
use  plan.  The  0-4  district  is  to  apply  to  the  core  of  the  central  busi- 
ness district  and  the  regulations  are  designed  to  protoct  tho  city*s  high 
value  shopping  center  and  financial  district*  San  Prone isco  has  an  excep- 
tionally v/oll  developed  central  shopping  district  that  serves  not  only  the 
city  but  also  tho  specialty  shopping  needs  of  tho  entire  metropolitan  area. 
As  now  decentralised  shopping  contors  continue  to  develop  in  other  parts 
of  tho  bay  area,  it  becomes  increasingly  important  to  maintain  the  quality 
and  improve  the  efficiency  and  convenience  of  the  central  aroa  so  that  it 
can  survive  in  competition  with  tho  new  centers. 

C-5  Districts * The  C-5  central  business  and  service  district,  is  intended 
Sr ^appll'c afcTon  to  the  area  surrounding  the  core  of  the  central  business 
district.  Tho  regulations  for  tills  district  aro  loss  restrictive  than 
those  for  tho  C-4  district  and  will  per nit  greater  diversity  of  use. 

There  aro  many  uses  that  need  to  bo  located  in  proximity  to  the  cenfcor  but 
that  aro  not  compatible  with  high  value  retail  stores  or  the  intense  use 
of  land  in  the  financial  district.  Many  of  those  uses  aro  services  re- 
quired for  tho  central  area,  such  as  parking  lots  and  garages,  automobile 
rental  agencies,  wholesale  stores,  certain  types  of  light  nanufac turing, 
and  building  maintenance  and  repair  sorvicos.  In  addition  to  providing 
space  for  those  oosontial  sorvicos,  the  C-5  district  v/ill  allow  (appro- 
priate space)  for  the  expansion  of  tho  C-4  district.  Horne  parts  of  tho 
C-5  district,  as  designated,  are  now  in  transition,  tending  to  become 
more  retail  in  character. 

C -II  Districts.  The  C -I. ■ di strict  will  provides  pace  for  wholesale  busi- 
nesses, auto  repair  garages,  light  manufacturing  uses,  and  warehouses  for 
commodities  which  are  not  by  nature  hazardous,  noxious,  or  offenslvo  in 
an  area  of  intensive  use.  It  will  be  a buffer  aroa  bo.twoon  tho  central 
business  district  and  tho  outright  industrial  districts.  Limitations  and 
controls  recommended  for  uses  in  this  district  aro  dcsignod  to  protoct  not 
only  tho  adjoining  high  value  business  district,  but  also  other  properties 
within  tho  C-g  districts. 

I.!~l  Districts.  Industries  which  require  relatively  small  floor  or  ground 
area  per  worker  and  add  a high  value  to  product  in  relation  to  space  occu- 
pied aro  tho  Id.nd  that  are  tending  to  locate  in  San  Francisco.  These  in- 
dustries can  afford  to  pay  tho  relatively  high  land  costs  existing  here. 
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in  order  to  be  near  their  labor  supply  and  markets,  The  regulations 
drawn  for  tho  11-1  districts  are  intended  to  protect  existing  industries 
of  this  type  and  encourage  other  similar  industries  to  locate  in  the 
city, 

IT-2  Districts  - Heavy  Industry,  In  developing  tho  use  regulation  Tor 
Dili's  district  use's l^avo"  boon  listod  in  three  classes  in  relation  to 
thoir  "nuisance"  charac  tori  sties.  All  the  uses  listod  as  permitted  only 
in  the  r.T-2  districts  are  uses  that  produce  dust,  smoke,  odor,  noise  or 
fumes  or  that  handle  products  or  involve  processes  that  tend  to  be  more 
than  normally  hazardous  and  would  therefore  tend  to  bo  objectionable  to 
any  adjoining  U30  that  required  cloan,  quiet,  pleasant  surroundings,  free 
from  oxcessive  hazard.  Distance  .regulations  have  been  devised  to  apply 
to  each  of  these  three  groups  in  order  to  place  those  involving  tho  great- 
est potential  nuisance  or  hazard  at  the  greatest  distance  from  adjoining 
more  restricted  use  districts,  particularly  residential  districts.  The 
uses  listed  in  the  third  catogory,  subdivision  4 under  principal  usos 
permitted  in  the  r-2  districts,  in  addition  to  complying  with  the  strin- 
gent distance  regulations,  would  require  authorization  by  the  Planning 
Commission  as  "Conditional  Usos",  ISxamlnation  of  tho  typo  of  usos  listod 
in  this  category  will  indicate  the  reason  for  this*  Those  are  usos  that 
should  not  be  located  in  San  l^rancisco  unless  thoir  conditions  of  opera- 
tion, type  of  buildings  and  situations  are  such  as  to  prevent  damaging 
adjacent  property  and  creating  hazards  to  the  health  and  so.fety  of  per- 
sons working  or  residing  in  the  neighborhood.  Land  in  this  city  is  too 
valuable  to  permit  the  owner  of  one  parcel  to  blight  and  prevent  develop- 
ment of  the  land  of  adjoining  owners  by  locating  such  an  industry  in  the 
wrong  place  or  without  proper  safeguards.  Tho  area  adjacent  to  Hunters 
Point  is  an  exar.rplo  of  blight  and  arrested  development  resulting  in  great 
degree  from  inpropor  location  and  csontrol  of  ouch  industries. 

K3SID313TIAL  ARgA  < 


nine  classes  of  zoning  districts  are  required  in  tho  residential 
portion  of  tho  city  in  order  to  effectuate  tho  organization  within  this 
portion  of  the  city  required  by  the  land  use  plan.  Six  residential  and 
throe  commercial  districts  are  proposed,  Tho  throe  commercial  districts 
are  needed  in  order  to  provide  tho  kind  of  shopping  and  service  facili- 
ties nocossary  in  tho  residential  communities, 

C-l  - neighborhood  Shopping  Clontors,  This  classification  will  permit 
dll  type s of  tins ihe s s nocossary  for  the  daily  shopping  needs  of  those 
living  in  tho  immediate  vicinity  - grocery  stores,  moat  markets,  drug 
stores,  soda  fountains,  service  stations,  and  tho  like,  Businas?,  and 
professional  offices  would  also  be  permitted.  The  regulations  are  de- 
signed to  provide  the  maximum  protection  to  adjoining  residential  areas 
a3  well  as  affording  protection  to  tho  quality  of  development  within 
the  shopping  center, 

C-2  - Comiaunity  Shopping  Center 3,  This  class  of  district  will  apply  to 
tno  center  or  lOO  per  centsectfon  of  our  major  community  shopping  dis- 
tricts* In  almost  overy  community  area  designated  by  the  land  use  plan 
a major  shopping  center  has  already  developed.  The  regulations  for  C-2 
districts  will  protect  the  character  of  these  existing  centers  by  ex- 
cluding the  kinds  of  usos  that  aro  detrimental  to  high  value  retail  busi- 
ness and  thus,  increase  tho  stability  of  these  districts. 
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C-g  - Community  Business  and  Service  Districts*  Thera  are  many  use 3 
other  than  retail  3 tore 3 that  must  be  located  in  the  residential  portion 
of  the  city.  Laundries,  cleaning  establishments,  carpenter,  plumbing 
and  furniture  repair  shops  are  all  services  essential  to  the  residential 
community.  These  activities,  although  necessary,  are  not  good  neighbors 
for  retail  business,  unless  associated  with  a retail  outlet  since  they 
tend  to  interrupt  the  "shopping”  character  of  the  district.  Those 
businesses  should  therefore  be  located  away  from  the  center  of  the  shop- 
ping district  with  appropriate  regulations  regarding  their  size  and 
character  of  operation  to  protect  adjoining  residential  areas  and  other 
businesses  within  the  C-3  district. 

PaOPI^  HA fai  THij  CITY  * 'i . *' 

The  population  of  San  Francisco  includes  many  different  kinds  of 
people.  People  of  various  age  groups,  family  characteristics,  occupa- 
tions and  income  levels.  All  with  different  social,  economic  and 
cultural  aspirations  and  requirements.  I, 'any  types  of  dwellings  are 
needed  to  fulfill  the  needs  of  such  a varied  population. 

R-4  and  R« 5 Districts.  As  the  central  city  of  the  metropolitan  area,  san 
Francisco  has  a higher  than  usual  portion  of  a single  person  and  two 
person  households  who  have  located  hers  in  order  to  be  near  the  core  of 
the  metropolitan  area.  The  centrally  located  residential  areas  are  there- 
fore in  high  demand  for  apartment  buildings.  Tne  "open  space”  requirements 
of  these  people  are  not  as  great  as  for  families  with  children.  Higher 
population  densities  are  therefore  possible.  The  R-4  and  R-5,  medium  and 
high  density  multiple  duelling  districts,  a ra  to  apply  to  the  close-in 
portions  of  the  residential  area.  The  R-5,  high  density  multiple  dwelling 
district,  is  to  apply  to  the  hilltop  areas  that  are  in  special  demand 
because  of  convenience  and  view  and  also  to  certain  property  adjoining 
wide  thoroughfares , such  as  Van  Hess  Avenue,  that  provide  additional 
open  space  and  convenience  to  transportation. 

R-4  Districts.  The  R-4,  medium  density  multiple  dwelling  district  will 
appIy^TTTther  close- in  residential  areas  that  are  not  quite  as 
advantageously  situated  as  the  R-5  areas.  In  general,  these  are  the 
slopes  of  the  hills,  providing  view  and  convenience  but  to  a lesser 
degree  than  the  hilltops  themselves.  This  location  of  the  R-4  and  R~5 
areas  follows  the  existing  tendency  in  rogard  to  apartment  building 
location  and  also  generally  reflects  existing  differences  in  land  values. 

R~o  ~ Low  Penalty  Multiple  Dwelling  Districts.  This  classification  will 
apply  to  the  less  advantageously  situated  residential  property  in  the 
central  areas  and  will  be  used  to  provide  space  for  multiple  dwellings 
in  the  outlying  areas.  In  general  these  districts  will  provide  space  for 
dwellings  for  families  who,  because  of  children  or  for  other  reasons, 
require  more  open  space  than  is  possible  in  the  higher  density  districts. 

R*>2  Two  family  Dwelling  Districts.  This  classification  will  provide 
space ' for  two  f amll y f la ts  and  pro te c t areas  such  a3  Potrero  Hill  and 
those  parts  of  the  Richmond,  ’Sunset  and  T.isd.  on  where  this  type  of  dwell- 
ing is  either  prevalent  or  interspersed  with  single  family  dwellings. 
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Hire  are  large  areas  of  San  Francisco  v; here  these  conditions  prevail  and 
Kho  established  character*  of  such  areas  should  be  protected  from  indis- 
primlnate  intrusion  of  higher  density  diallings • 

riM.  Single,  Family  Row  House  D1  s tr  i c t s . Tills  classification  was 
B j ve  1 C'paa  to  apply  to  the  extensive  areas  in  the  city  where  the  single 
{family  row  house  is  the  dominant  type . 

|il-»l»p  Single  Family  2)eta  chad  Dwelling  Pis  trl  etc-  At  pro  se  nt  the  ere  a s 
EFTir-o  detached  hoir»s  ’drT~nb t have  the  kind  6T  protection  thru  zoning  that 
Bey  need.  This  class  of  district  is  included  ir  the  zoning  plan  to 
Bb  serve  the  character  of  these  districts  and  prevent  the  re -subdivision 
^f  lots  and  the  intrusion  of  row  type  dwellings.  In  addition  to  its 
implication  to  areas  presently  occupied  by  detached  dwellings,  it  will  be 
■implied  to  nil  largo  undeveloped  sections  of  the  city  and  to  the  large 
public  areas  such  as  the  Presidio,  Golden  Gate  Park,  I.ako  Forced,  and  Fort 
ran s ton.  This  will  enable  the  city  to  retain  control  of  these  largo  areas 
in  case  of  future  development*  the  character  of  which  it  is  not  possible 
to  ascertain  at  this  time.  In  cases  of  future  development  or  change  from 
public  to  private  ownership,  appropriate  zoning  classifications  should  be 
established  based  on  the  land  use  plan  and  ouch  now  information  as  may  be 
available  at  the  time  the  development  or  change  is  contemplated. 

PfiRSnY  AMD  0?JH  SPACjI  STMPARDS 

All  those  who  have  studied  the  blighted  and  slum  areas  of  San 
Francisco  have  agreed  that  inappropriately  high  population  densities 
coupled  with  lack  of  yards,  courts,  and  open  spaces  of  sufficient  size  for 
light,  air  and  private  use  are  major  causes  of  blight  and  decay. 

The  need  for  regulation  governing  density,  building  height,  building 
'coverage,  yards  and  courts  has  been  recognized  since  the  earliest  days  of 
zoning  as  being  just  as  important  as  use  regulations*  It  has  been  evident 
that  such  regulations  v/era  required  in  order  for  the  community  and  property 
owners  collectively  to  obtain  the  full  benefits  of  zoning. 

Hr#  ladlalas  Segoo,  Consulting  City  Planner,  In  c.  statement  to  the 
Planning  Commission  on  April  7,  1949  said  in  part: 

“Keeping  the  intensity  of  developments  within  limits  appropriate  in 
each  class  of  district,  by  means  of  height,  lot  coverage,  density  and  other 
regulations  has  three  major  aspects.  Such  regulations  condition,  if  not 
determine,  to  a large  degree: 

(1)  The  quality  of  living  conditions  as  inf3.uenced  by  building 
volume  relative  to  site  area  and  the  density  of  population. 

(2)  The  load  on  streets,  utilities,  schools,  recreation  areas,  and 
other  community  facilities. 

(3)  The  stability  and  desirability  of  building  developments  over  a 
sustained  period,  and  thereby  the  realisable  aggregate  income  from 
Investments  in  buildings  and  the  tax  income  of  the  city  as  well. 
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'For  those  and  other  reasons , regulations  or  the  intensity  of  use  and 
not  of  use  alone  have  been  recognised  from  tho  start  of  zoning,  as  essen- 
tial to  make  zoning  effective.  Obviously,  the  over-intensive  uso  of  Ms 
property  by  one  owner  can  bo  just  as  damaging  to  his  neighbors  as  an  in- 
compatible typo  of  uso.  For  such  over -intensive  uso  is  usually  possible 
by  borrowing  light,  air  and  outlook  from  neighboring  properties,  and  de- 
prives the  owners  of  these  properties  of  the  opportunity  to  make  oven 
reasonably  effective  uso  of  tho  potentialities  of  thoir  holdings.  Tho 
builder  of  an  excessively  tall  apartment  house  or  office  building  with  ox- 
cossive  coverage  and  without  large  enough  yards  or  courts  on  its  own  site 
to  provide  adequate  light  and  air  for  evory  room  is  dependent  for  those 
on  his  neighbors  and  gambles  that  those  neighbors  are  not  going  to  use 
thoir  property  in  similar  manner  - a reasonably  safe  gamble.  He  would 
likely  be  ruined  by  similarly  designed  buildings  on  adjoining  lots,  if 
any  of  his  neighbors  were  foolish  enough  to  build  such  a structure*  "Tho 
blighting  effect  of  such  structures  roaches  farther  than  their  shadows, 
it  has  been  said. 


Protection  for  Individual  owners.  Furthermore,  the  effective  demand  for 
apartnerits,  or  for  oTTicc  space ‘“for  that  matter*  is,  under  such  practices, 
absorbed  by  relatively  fex?  properties,  depriving  owners  of  other  equally 
suitable  properties  of  the  opportunity  to  get  thoir  share  in  meeting  such 
demands.  Tho  community,  too,  suffers,  for  property  values  in  tho  aggre- 
gate ar9  apt  to  be  lower  under  such  building  practices,  and  the  over-con- 
centration of  pooplo  and  traffic  plaeos  extra  burdens  on  tho  city  in  pro- 
viding additional  and  sometime  special  public  Facilities  and  services* 

Overbuilding  Causes  Flight.  With  very  little  bui liable  open  land  left, 
she  tendency  Toward" o vor^int on  s;tv o building  is  likely  to  increase  as  time 
goes  on.  in  any  event,  restraint  by  tho  individual  owner  with  roopect  to 
tho  intensity  of  uso  can  no  more  be  relied  upon  than  with  respect  to  the 
type  of  use,  to  protect  tho  property  owners  of  iho  community  against  sel- 
fish or  imprudent  practices  by  neighbors  and  tc  promote  desirable  commun- 
ity development* 

Proposed  Regulations  To  Control  Intensity ^ of  Uso*  Thor of ore,  as  has  boon 
dorie  long  drp~£n  other  cfficsV  tbo  tentativo  di aft  of  the  now  comprehensive 
zoning  ordinance  includes  provisions  limiting  the  intensity  of  uses  in  all 
classos  of  districts  by  means  of  various  density,  height,  bulk,  yard  and 
other  open  space  regulations  appropriate  for  ouch.  Off-stroot  parking 
space  and  loading  space  requirements  have  also  boon  included  in  zoning  or- 
dinances in  recent  years  to  cope  with  the  ever  increasing  traffic  and  park- 
ing problem,  and  the  tentative  draft  of  the  new  zoning  ordinance  likewise 
contains  proposed  regulations  of  this  kind. 


San  Francisco*  s Unique  Situation  Recognized*  In  applying  widely  accepted 
upft"o - 5aTe ~ zoning  princii^ies  "ahcl  ’practices  to  the  revision  of  tho  present 
zoning  ordinance,  the  unusual  conditions  that  obtain  in  San  Francisco 
have  been  given  full  recognition  - such  as  limited  area  of  the  city,  scarce 
ity  of  undeveloped  land,  relatively  high  land  costs,  favorable  climate, 
hilly  topography,  the  openness  and  outlook  of  hilltop  sites,  and  unique 
local  building  typos.  In  consideration  of  those  and  other  factors,  the 
proposed  regulations  in  the  tentative  draft  pertaining  to  the  intensity 
of  use  are  much  more  liberal  than  would  be  regarded  sound  from  the  com- 
munity planning  standpoint  in  other  cities  - even  those  much  larger  than 
San  Francisco®  Actually,  if  these  regulations  wero  judged  without  refer- 
ence to  local  conditions  they  would  be  considered  far  too  liberal" « 
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COIJDITIOIIAL  us^s 


Thoro  are  a largo  nuinbor  of  private  land  uses,  which  although  noces- 
?y  and  dosirablo  in  many  different  zoning  districts,  aro  of  such  nature 
bhat  in  many  circumstances  they  could  bo  harmful  to  persons  or  property 
in  the  vicinity.  IJany  of  those  are  comparable  to  the  public  uses  such  as 
schools,  playgrounds,  health  contors,  public  transit  facilitios  or  pub- 
licly owned  utility  installations.  Proper  locations  for  those  public  fac- 
ilities can  bo  determined  through  advance  planning  and  conditions  estab- 
lished, that  will  protect  private  property  in  the  neighborhood  and  insure 
irmonious  relation  to  other  public  buildings  and  uses.  I.Tost  of  those 
folic  uses  aro,  or  will  bo,  included  in  the  land  use  plan. 

* ^ iV 

The  location  of  comparable  private  uses  such  as  hospitals,  private 
>n«*profit  recreation  areas,  parochial  schools,  churches,  and  private 
itllity  installations  are  of  almost  equal  public  importance*  Many  of  these 
’acilitios  like  nursery  schools,  parochial  schools  and  churches  are  neces- 
sary to  serve  residential  areas*  Others,  like  hospitals,  rest  homos  and 
similar  institutions  havo  the  sane  need  for  clean,  quiet,  spacious  sur- 
roundings as  private  homes.  Still  another  group,  including  certain  utility 
Installations  and  communications  facilities,  must  bo  located  in  particular 
spots  because  of  operating  requirements. 

The  above  mentioned  typos  of  uses  aro  classified  as  "Conditional  Uses" 
in  the  proposed  zoning  plan  and  require  authorisation  by  the  Planning  Com- 
mission before  they  can  bo  located  in  any  district  In  which  they  may  be 
permitted. 


The  Planning  Commission  will  bo  able  to  make  decisions  regarding 
authorisation  of  these  uses  guided  by  general  planning  principles  and 
talcing  into  consideration  the  effects  of  any  such  proposed  use  on  the  sur- 
rounding neighborhood*  Section  129  of  the  Proposed  Soning  Plan  establishes 
procedure  to  be  followed  and  certain  principles  to  bo  adhered  to  in  reach- 
ing doci3ions  regarding  authorisation  of  any  "Conditional  Use".  The  pro- 
cedure includes  manner  of  application,  notice  to  adjoining  property  owners, 
report  from  Zoning  Administrator,  and  public  hearing. 

Tho  conditional  U3G  provisions  will  eliminate  the  nood  for  spot  zon- 
ing required  under  tho  present  zoning  ordinance  in  order  to  moot  tho  loca- 
tional noeds  of  this  class  of  uses  and  will  provide  the  measure  of  control 
necessary  in  order  to  protect  tho  general  welfare  of  tho  community* 

TRAUSITI  OiTAL  USES 

Tho  transitional  uso  provisions  are  introducod  to  mitigate  tho  effect 
of  raoro  intensive  commercial  and  industrial  districts  on  property  immediate- 
ly adjoining  such  districts  and  located  in  a residential  district.  Values 
of  property  in  this  fringe  area  have  frequently  been  depressed  since  tho 
location,  very  often,  was  not  desirable  for  uses  normally  permitted  in  the  • 
residential  district. 

In  each  residential  district,  therefore,  tho  proposed  zoning  plan 
specifies  certain  additional  uses  tint  aro  permitted  on  residential  property 
that  abuts  or  faces  an  industrial  district.  In  general,  more  intensive 
types  of  dwellings  are  permitted  to  occupy  ouch  lots.  For  example,  in  the 
n-1  district  a two  family  dwelling  may  be  Greeted  as  a transitional  use. 
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typos  of  uses  permitted  as  transitional  uses  are  church© 3-,  doctors f 
private  non-profit  schools,  non-profit  clubs,  and  other  similar 
in  tho  use  regulations  for  tho  several  n districts# 
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The  main  purpose: 
tial  districts  aro; 


of  tho  building  hoight  regulations  in  tho  residen- 


1*  To  insure  that  adjoining  proportion  will  not  bo  unduly 
shaded  by  tailor  buildings# 

2.  To  protect  tho  character  of  existing  and  future  development 
and  thereby  help  maintain  the,:  stability  of  such  development  * 

3#,  To  prevent,  insofar  as  possible,  unduo  interference  with 
outlook  from  adjoining  properties*  .View  has  always  been  a very  im- 
portant consideration  in  San  Francisco  and  in  many  parts  of  tho  city 
is  a major  factor  in  establishing  property  values*  Since  ono  of 
the  major  purposes  of  soiling  is  to  promote  and  protect  the  economic 
stability  of  private  lands  in  tho  city  it  is,  therefore,  proper  that 
zoning  regulations  should  protect  view# 

Precedent  for  regulation  of  building  height  to  protect  view  has  been 
long  established  in  San  Francisco#  Because  of  tho  oxtromoly  complex 
topography  it  will  not  bo  possible  to  give  a do qua to  protection  to  all  areas 
through-  tho  normal  practice  of  establishing  building  height  solely  in  re- 
lation to  zoning  districts#  Thorofore,  in  addition  to  the  regulation  of 
building  height  by  soiling  districts,  a sopor  a to  section  has  been  established 
in  tho  soiling  regulations  to  permit  special  height  limits  to  bo  established 
whore  necessary.  An  example  of  this  will  be  a height  limit  around  the 
north  and  cast  side  of  Telegraph  Hill  conforming  essentially  with  that  now 
established  by  tho  Building  Code,.  It  is  proposed  that  those  special  height 
limits  now  in  tho  Building  Code  that  wo  no  established  to  protect  view  and 
that  have  no  relation  to  structural  requirements  . bo  transferred  from  tho 
Building  Go  do  to  the  Planning  Code  and  become  part  of  the  eoraproho no ivo 
plan  for  height  of  buildings* 


Floor  Area  Patios: 


In  tho  second  draft  of  the  proposed  zoning  plan,  hoight  limits  woro 
proposed  for  the  3-4,  C-5,  C-HT,  1.1-1,  and  1.1-2  districts#  The  major  pur- 

pose for  regulating  building  height  in  those  districts  was  to  control 
intensity  of  use,  particularly  because  of  tho  effect  of  over  intensive 
use  on  traffic  and  transit  facilities,  l*n  developing  tho  third  draft  of 
the  proposed  soiling  plan  it  was  felt  that  tho  height  regulations  for  these 
districts  proposed  in  the  second  draft  woro  too  complex  and  imposed  undue 
restrictions  on  building  form.  The  regulations,  as  proposed  in  tho  second 
draft,  had  tho  advantage  of  insuring  light  and  air  to  adjoining  property 
and  preventing  undue  shading  of  public  stroots*  These  considerations,  in 
relation  to  local  conditions,  did  not  seem  sufficient  to  warrant  such  rigid 
controls  on  tho  disposition  of  building  bulk  on  tho  individual  lot  at  this 
time,  although  this  type  of  regulation  nay  become  accessary  or  do  sir  able 
in  the  future*  If  so,  control  of  building  height  In  relation  to  streets 
and  adjoining  properties  can  he  added  to  tho  zoning  regulations. 
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A^  simple  moans  of  controlling  intonsity  of  uso  is  proposed  in  the 
Soptombor  30  draft  of  the  zoiiing  re  Gelations.  It  is  proposed  that  In- 
tensity of  uso  bo  controlled  by  establishing  a maximum  permit  tod  floor 
area  ratio  for  each  class  of  district*  Floor  aroa  ratio  is  quit©  simply 
defined  as  ratio  of  the  floor  area  of  the  bull  dine  to  the  aroa  of  tho 
lot  on  which  tho  building  i3  situated*  Floor  area  of  tho  building?  in 
this  case,  moans  gross  floor  area,  exclusive  of  collar  and.  basement 
aroas  used  only  for  storage  or  services  i&c5-donfcal  to  tho  oporation  of 
tho  building*  Tho  floor  area  ratios  recommended  as  maximums  to  bo  per- 
mitted, wore  dotorminod  after  consideration  of  existing  development, 
present  traffic  volumes  in  relation  to  existing  development,  and  property 
values.  It  is  believed  that  the  ratios  proposed  will  permit  economic 
development  of  proporty  without  creating  unduo  congestion® 

• ; . v V 

PLA?I£I5D  UITIT  DFVFLOPriSIlT 

This  provision  will  permit  largo  scale  unified  development  to  bo 
designed  to  mako  tho  bost  uso  of  tho  site.  It  will  perrit  tho  planned 
organization  of  largo  or  reasonably  large  sites  in  which  may  bo  combined 
different  types  of  dwellings,  in  a manner  not  possible  when  devoiopnont 
is  confined  to  individual  lots.  Tho  regulations  specify  procedures  to  bo 
followed  and  standards  to  bo  adhered  to  for  3uch  developments*  Tho  ox- 
porlenco  of  tho  past  two  yoars  in  San  Francioco  with  developments  like 
Stonostown,  Kirkham  noight3.  Park  r.Iorcod,  tho  Stadlor  Proporty  in  Sutro 
Forest,  and  the  project  of  tho  Twin  Pealcs  Dovolopment  Company  highliglit 
tho  need  for  zoning  regulations  dooignod  to  permit  and  assist  large  scale 
development.  Tho  above,  mentioned  developments  conform  in  all  major  re- 
spects to  tho  proposals  of  tho  now  zoning  plan. 

0FF-3TRDFT  PATUCim 

Requiring  the  provision  of  off-streeting  parking  in  conjunction  with 
new  construction  and  expansion  of  existing  uses  in  areas  outside  tho  C-4 
districts  will  not  solve,  of  itsolf.,  tho  parking  problem  In  San  Francisco* 
It  will  howevor,  tond  to  koop  the  present  situation  from  becoming  noro 
acuto  and  ovor  a period  of  time  will  provido  many  additional  parking 
spaces  in  tho  city. 

This  portion  of  the  zoning  plan  Is  intended  to  bo  one  part  of  tho 
following  throe ^prongod  attack  on  the  parking  problem: 

1*  Regulations  and  enforcement  that  will  lead  to  the  most 
offoctivo  uso  of  available  curb  spaco. 

2.  Designation  of  areas,  after  study  by  tho  Department  of 
City  Planning,  in  consultation  with  other  city  departments  and 
agencies  concerned,  whore  there  13  a need  for  tho  ostablislimont  of 
off-street  parking  facilitios  to  be  provided  by  joint  public -privato 
action. 

5.  Requirements  under  zoning  regulations  for  the  provision  of 
off-stroet  parking  facilitios  in  conjunction  with  now  construction 
and  expansion  of  existing  usos* 

Tho  proposed  requirements  for  off -street  parking  include  several 
exceptions  that  vrill  facilitate  the  application  of  those  requirements  to 
San  Francisco.  Collective  provision  of  off-street  parking  facilities  for 
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two  or  moro  buildings  or  usos  is  permitted.  This  will  allot;  owners  of 
aovoral  buildings  jointly  to  provido  thoir  roquirod  off~3treefc  periling 
on  one  lot.  Off  3 treat  parking  for  most  usos  is  not  required  to  bo  on 
bhe  same  lot  with  the  building  but  nay  be  located  several  hundred  feet 
iway,  tho  distance  depending  on  tho  typo  of  uso. 

Joint  use  of  facilities  is  also  permitted  in  order  to  permit  use 
of  facilities  during  certain  hours  that  wore  provided  for  a use  normally 
requiring  such  facilities  at  other  times.  For  example,  parking  space 
provided  for  a retail  store  could  bo  usod  to  fulfill  the  parking 
requirements  of  a church.  Or,  parking  facilities  provided  to  serve  an 
office  building  could  be  used  to  fulfill,  partially,  the  off-street 
parking  requirements  for  a theater*.' 

One  of  the  most  important  exceptions,  however,  is  that  which 
becomes  operative  when  parking  facilities  are  provided  by  public 
action  for  a district.  In  such  case,  all  existing  buildings  and  uses, 
and  all  new  buildings  within  the  district  are  to  be  exempt  from  the 
requirements  of  the  zoning  plan  regarding  off-street  parking.  However, 
in  such  districts  in  certain  specific  cases  where  a new  building  or  an 
addition  to  or  change  of  use  of  an  existing  building  creates  a need  for 
an  exceptional  amount  of  parking  space,  the  Doard  of  Supervisors  may, 
upon  recommendation  by  the  Hanning  Commission,  require  provision  of 
off-stroot  parking  space  in  conjunction  with  tho  individual  building. 


Under  the  proposed  zoning  plan  it  will  bo  possible  to  provide  off- 
street  parking  space  for  commercial  or  Industrial  uses  as  "Conditional 
Uses"  in  residential  districts.  Conditions  are  specified  in  the 
regulations  regarding  fencing,  screening,  development,  and  operation  of 
such  facility.  Authorization  by  the  Planning  Commission  would  be 
required. 

It  is  recommended  that  tho  provisions  of  Section  110K  be  declared 
Inoperative  in  relation  to  commercial  and  industrial  buildings  until  a 
parking  authority  is  functioning  and  areas  have  been  designated  for  the 
provision  of  off-street  parking  by  districts. 


OFF-STR^T  LOADING 

out 

The  practice  is  well  established  under  zoning  through/the  country 
that  places  of  business  and  industries  involving  receipt  or  delivery  of 
goods  by  truck  provide  off-street  loading  space.  San  FVancisco  has 
particularly  acute  problems  with  parked  trucks  blocking  its  narrow 
streets  and  alleys.  Requiring  the  provision  of  off-street  loading  in 
connection  with  new  building  v/ill  mean,  in  the  long  run,  that  our 
streets  will  bocorna  much  more  efficient  carriers  of  traffic.  It  will 
also  mean  important  savings  to  owners  and  operators  of  trucks  resulting 
from  increased  efficiency  in  the  use  of  labor  and  equipment  as  proper 
loading  facilities  are  made  available.  This  will  result  In  a gain  to 
the  entire  community  and  in  addition  make  the  city  a pleasanter  and 
more  convenient  place  in  which  to  transact  business. 

Certain  objections  hav©  been  raised  regarding  the  application  of 
the  off-street  loading  provisions  to  properties  with  narrow  street 
frontages  ard  no  secondary  means  of  access.  It  is  possible  that 
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additional  exceptions  should  bo  made  in  suoh  case  3.  This  should  bo  the 
subject  of  additional  detailed  study* 

ZONING  PLAN  - LAND  US^  PLAN  - CONTRASTS 

Industrial  Clearance  Areas*  The  zoning  district  msp  3 will  be  found  to 
vary  from  the  t.andTUse  Plan  in  a number  of  areas  for  the  reason  that 
uncontrolled  change  in  use  would,  in  these  areas,  either  be  damaging 
to  existing  values  or  make  sound  redevelopment  impossible.  For 
example,  where  the  Land  Use  Plan  shows  future  industrial  uses  Includ- 
ing islands  of  old  residential  blocks  such  as  in  the  South  of  Haricot 
area  and  adjacent  to  Third  and  20th  Streets,  the  soiling  district  maps 
Indicate  a residential  district.  . In  this  way  the  area  may  bo 
reserved  for  future  industrial  clearance  on  a large  scale  providing 
for  both  relocation  for  the  residents  and  industrial  redevelopment  on 
a planned  base 3.  Large  sites  may  be  made  available  and  necessary 
changes  in  street  design  made  to  rmet  industrial  needs. 

Blighted  Areas.  Likewise  in  the  case  of  residential  areas  now 
EITgh ted  an&s'ub j e c t to  redevelopment,  such  na  the  Western  Addition, 
the  zoning  district  maps  indicate  a use  pattern  quite  at  variance  with 
that  of  the  Land  Use  Plan.  The  general  principle  followed  in  district- 
ing tho  re development  areas  was  to  place  the  area  in  the  most 
restrictive  zoning  classification  possible  with  the  existing  use  pattern. 
Areas  where  redevelopment  Is  most  imminent  were  placed  in  the  lowest 
density  residential  district  possible  i^ithout  creating  numerous  non- 
conforming uses  that  would  cause  undue  difficulty  in  administration.  In 
other  blighted  areas,  where  redevelopment  was  not  considered  as  imminent, 
the  present  use  pattern  was  adhered  to  quite  closely.  The  public  lias  a 
largo  stako  in  those  blighted  areas  and  every  reasonable  measure  should 
be  employed  to  make  tho  redevelopment  cos to  as  low  as  possible.  In 
general,  new  unplanned  development  should  be  discouraged  in  these  areas. 

Conservation  Areas.  In  a number  of  instances  existing  low  density 
residential  do veTopmo n t is  found  to  be  of  high  quality,  where  the  long 
range  possibilities  suggest  more  intensive  residential  use  because  of 
the  character  of  the  site  or  location.  In  Hie so  cases  single  family 
residential  will  be  indicated  on  the  zoning  district  map  while  tho  land 
Use  Plan  shows  the  future  apartment  development.  Consequently,  neces- 
sary protection  is  offered  the  existing  high  quality  development  until 
the  time  the  area  is  ready  for  higher  density  uses. 

In  some  vacant  areas,  such  a3  those  adjacent  to  Sutro  Forst,  Glen 
Park  Canyon,  or  John  IcLaren  Park,  general  locations  for  neighborhood 
shopping  centers  have  been  indicated  in  the  Land  TJse  Plan  but  are  not 
shown  on  tho  zoning  district  maps.  In  such  cases  as  these,  at  the  time 
a new  development  plan  is  made,  re zoning  would  take  place  to  nrovido 
for  the  required  amount  of  neighborhood  shopping  In  accordance  with 
expected  population. 
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AHLAS  OF  PHDFOSfcS}  LQHIfcG  DISTRICTS  IK  ACPiiS 


R-1-0 

R-l 

R-2 

H-3 

R-4 

R-5 

B 

02 

C-3 

g 

C-5 

C-H 

M~1 

&=2 

TOTAL 

2710 

57  40 

3030 

1620 

200 

140 

230 

150 

500 

190 

230 

260 

1600 

1560 

listing  and 
Proposes  Public 

Uses 

850 

940 

370 

300 

10 

10 

10 

0 

10 

20 

20 

0 

90 

0 

Let  Private 

Area 

1860 

4800 

,'i 

2710 

1320 

190 

130 

270 

150 

490 

170 

260 

260 

1510 

1560 

Tidelands 

270 

0 

0 

0 

0 

0 

0 

0 

0 

1 

0 

0 

0 

160 

450 

Wet  Private 

Land  Area 

Less  Tidelands 

1590 

4800 

2710 

1320 

190 

130 

270 

150 

490 

170 

260 

260 

1350 
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POPULATION  LIMITS  UND^H  ZONING  sSNVRIiOPiS 


Analysis  of  tho  areas  proposed  to  bo  Included  in  the 
residential  districts  in  relation  to  population  density  that  could 
bo  attained  in  such  districts,  reveals  that  a total  of  in  o^coss  of 
925,000  persons  could  be  accommodated  in  San  Francisco,,  Tjie  follow- 
ing table  indicates  the  distribution  of  this  population  by 
residential  districts: 


■ n-i-D 

R-l 

R-2 

R-3 

R-4 

R-5 

I Populat ion  22 , 800 

253,700 

243,000 

144,800 

31,000 

27,100 

In  addition  to  the  abovo  population  that  could  bo  accommodated 
in  t he  residential  districts  it  is  estimated  {hat  approximately 
80,000  could  be  accommodated  in  the  C-l,  C-2,  and  C-3  districts. 

An  additional  00,000  to  125,000  would  continue  to  live  outside  the 
residential  communities  - in  the  downtown  area,  military  reservation 
and  ships  at  sea, 

"tie  population  figures  here  are  not  in  any  sense  an  estimate 
of  what  the  population  of  San  Francisco  will  be  in  the  future;  nor 
are  they  to  be  considered  as  an  optimum  population  for  the  city. 

They  are  simply  a measure  of  space  available  under  the  nroposod 
zoning  plan. 


PURPOSED  COi^JSriCIAL  WU1VG  AND  EXISTING  USE  3Y  CG...:UiiITY  AREAS  iSK PTjwSSR  1949 

RATIOS  TO  EXISTING  AND  FUTURE  POPULATION 


(1)  Total  existing  commercial  not  including  open  air  uses. 


(2)  Population  based  on  estimated  1947  population  plus  holding  capacity  of  potential 
dwelling  units  on  present  vacant  residential  lots* 


Uoes  not  include  military  population,  ships  at  sea.  or  population  in  production^ 

eor^ce  areas,  total  of  whicH  exceeds  125,000.  __ 


I PROPOSED  COnSRCIAL  ZOITOJG  IH  COtllUIiTK  / jrj.Z 

Tho  follov/inc  tablo  gives  the  acroago  in  tlio  several  community 
areas  proposed  to  bo  included  in  commercial  districts  for  community 
and  neighborhood  shopping#  Totals  aro  comparod  v/ith  existing  com- 
mercial uso  in  tho  coianunity  areas.  Comparison  is  also  made  of  the 
ratio  of  the  aroa  of  proposed  zoning  districts  to  estimated  popula- 
tions* It  must  bo  omphasizod  that  the  future  population  estimate 
is  based  ontiroly  on  tho  additional  population  that  could  bo  accom- 
modated by  building  on  land  at  pro sent  vacant*  IScanlnation  of  the 
table  will  reveal  that  tho  proposed  commercial  zoning  is  in  scale 
• xrith  existing;  commercial  use  as  well  as  providing  for  reasonable 
expansion  that  may  bo  noeded  in  tho  near  future. 


V.  QUANTITATIVE  COMPARISONS  - ZONING,  LAND  USE,  AND  POPULATION 

COEPARISOIT  OP  LAUD  USB  FOR  INDUSTRY  IN  1919,  1037,  and  1947-48, 
WITH  IAITD  %0UED  FOR  INDUSTRY  HOW  AL~  .'PROPOSED, 

SAIT  FRANCISCO 


USE 


SOTTED 


1919 

- 1937 

1947-48 

1949 

Proposed 

Grand  Total,  Industry  1,027 

1,524 

2 061 

2,495 

2,457 

Industry  Excluding : 639 

Railroads  and  Govorixiont -Owned 
Industrial  Establishments 

1,  070 

1,295 

1,629 

1, 59 0a 

Grand  Total,  Comer co 

1,123 

1, 277 

i 

1,603 

1, 507b 

allot  Including  256  acres  in  C —IT 
blncluding  256  acres  in  C-I.I 

INDUSTRIAL 

The  zoning  proposals  include  within  the  industrial  districts  a 
land  area  of  305  acres  not  used  for  industry,  railroad  or  govorment. 
About  230  acres  of  this  is  vacant  land,  practically  all  the  rest  is 
In  residential  use*  It  also  Includes  611  acres  of  tidoland. 

The  395  acros  of  land  available  for  industrial  uso  within  the 
zoning  framework  provides  for  growth,  at  the  rato  obtaining  1919  to 
1948  (21  acros  a year)  for  20  years  of  private  industrial  dovelopmont; 
not  including  tidoland  fill  or  any  change  in  Federal  holdings * 

The  zoning  proposals  provide  for  about  fcho  sono  extant  of  land 
area  in  industrial  districts  as  the  present  ordinance;  creation  of 
a transitional  CM,!  district  of  610  acres  makes  comparison  difficult, 
but  even  if  this  bo  entirely  excluded  the  proposod  zoning  provides 
for  97$j  as  much  land  area  as  provided  fof  in  the  prosont  ordinance. 


COI.HitERCI.AL 

The  zoning  proposals  include  within  the  commercial  districts  a 
land  area  of  310  acres  not  used  for  Conner co  of  which  a large  pro- 
portion is  vacant. 

The  growth  at  the  rato  obtaining  during  the  last  10  years  (15 
acres  a year)  could  continue  for  15  years  within  the  zoning  onvelope. 

The  commercial  district  provides  for  about  the  same  extent  of 
commercial  land  area  as  in  the  present  ordinance;  a roduction  of 
16  acres,  or  Vjl  Is  proposed  from  the  1605  acres  of  conmercial  districts 
In  the  present  ordinance. 


